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1 Introduction 
D’Onofrio, Kottke & Associates Inc. has prepared this Comprehensive Development Plan (CDP) 
for the proposed Sub Zero development project.  The CDP will be used as the guide for developing 
the remaining lands owned by Sub Zero Wolf Inc. located near Marketplace Drive.  An industrial 
building, parking areas, and loading docks are proposed within phase I of this development. 
 
This CDP is submitted for review and approval by the City of Fitchburg under Zoning Ordinance 
Chapter 22. 

2 Existing Conditions 
2.1 Site Location 
 
The subject property is composed of 167.8 acres and is located north of Lacy Road and south of 
McKee Road, within Section 8 of the City of Fitchburg.  The property is approximately bounded by:  

- South: Land owned by Payne & Dolan Inc (north of Lacy Road) 
- North: McKee Road 
- East: Jim Spahr Development (west of S. Seminole Highway) 
- West: Land owned by Payne & Dolan (east of Verona Road) 

Figure 1 illustrates the project location and the surrounding existing area. 
 

2.2 Zoning 
 
The property is currently zoned as R-D (Rural Development) as shown on Figure 2A & Figure 2B.  
Figure 3 illustrates the location of the development within the North Stoner Prairie Neighborhood 
Plan future development map.  Sub Zero is requesting that the site be zoned as I-G (General 
Industrial) as defined by Chapter 22 in the City of Fitchburg’s ordinances. 
 

2.3 Topography 
 
Figure 4 displays the existing conditions of the project site which currently functions as the Sub 
Zero campus, cultivated farmland, and the western portion is being mined by Payne & Dolan.   
 

2.4 Soil Information 
 
The project site’s existing soil types, according to the Natural Resources Conservation Service Web 
Soil Survey (http://websoilsurvey.nrcs.usda.gov), can be found on Figure 5. 
 
Prior to construction of the proposed development, soil borings will be performed and analyzed. 
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2.5 Natural Features 
 
Eco-Resource Consulting, LLC has completed a “Preliminary Natural Resource Assessment for the 
Proposed Site of the North Stoner Prairie Development” in November 2013.  Eco-Resource 
Consulting, LLC has determined that there are five areas (2-6) within or adjacent to the Sub Zero 
lands that are noteworthy, with trees worth retaining for visual interest and the existing wetland 
feature.  A map illustrating these areas can be found in the North Stoner Prairie Neighborhood Plan 
(page 283).  Sub Zero intends to preserve the trees on the north-south fence-line, which 
encompasses areas 3-5 of the assessment, and will explore the possibility of a wetland scrape in area 
6 to enhance the wetland features and vegetation. 

 
2.6 Environmental Designations 
 
According to the Wisconsin Wetland Inventory on the DNR Surface Water Data Viewer, the 
proposed project site contains a wetland which has been delineated by Stantec (an assured DNR 
wetland delineator) as of June 2015.  Figure 6 displays the existing wetland and wetland indicators.   
 

2.7 Surface Runoff 
 
The storm water surface runoff for the un-developed site currently drains to the existing wetlands.  
The proposed site is located within the Yahara River and Lake Monona watershed within the Lower 
Rock watershed as shown in Figure 7 according to Dane County Land & Water Resources. 

3 Proposed Development 
3.1 Proposed Site Plan 
 
The initial phase of the Sub Zero development consists of a 400,000 sf addition on the south side of 
their southerly building.  There will also be a corporate garden on the previous Harvest Haven site.  
The remainder of the site will be used for future expansion of the Sub Zero campus, to include 
manufacturing, warehousing, and corporate offices. 
 

3.2 Proposed Utility Plan 
 
The proposed development will be serviced by extending the existing water and sanitary sewer south 
along Marketplace Drive through Jim Spahr’s development (east of the proposed development).  
The utilities will be extended south until the intersection of “A Street” at which point the utilities 
will be extended to the west until they reach the eastern boundary of the proposed Sub Zero 
development.  Jim Spahr will hire a contractor to complete the extension of the existing utilities.  
The proposed Sub Zero development and Jim Spahr’s development are located within the Seminole 
Interceptor sanitary sewer service area as shown in the North Stoner Prairie Neighborhood Plan 
(page 165).   
 
MMSD fees and Seminole Interceptor fees, will be paid for at the time of CSM approval. 
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Water impact fees will be paid for prior to the City of Fitchburg’s release of any building permits.  
These fees are included with each building permit. 
 
The proposed sanitary sewer and water main layout will be reviewed by the City of Fitchburg’s 
Utility Project Engineer prior to construction.  Figure 8 is the preliminary proposed utility plan. 
 

3.3 Proposed Street Plan 
 
All streets located within the proposed project will be designed to meet all of the public road 
specification requirements for the City of Fitchburg (Chapter 27, division 6) and North Stoner 
Prairie Neighborhood Plan. 
 
A new east-west connector street will be built, and intersect with Commerce Drive which will be 
extended southerly.  Marketplace Drive will be rerouted on the east side of the bike trail. 
 

3.4 Proposed Park 
 
Any park requirements will be satisfied per the City of Fitchburg’s Chapter 24 ordinance. 
 

3.5 Proposed Development Plan 
 
The Sub Zero development project is anticipated to be developed over a 10-20 year time frame. 
 

3.6 Storm Water Management Plan 
 
The proposed storm water management system for the development site will be designed to meet all 
of the City of Fitchburg’s requirements as described in Ordinance Chapter 30-28.  An erosion 
control and storm water management permit application along with a storm water management 
maintenance agreement will be submitted to the Public Works Department prior to construction of 
the development. 
 
A regional detention basin will be developed in conjunction with Payne & Dolan, and will 

incorporate the wetlands and surrounding low lying lands.  Per the CARPC requirements as part of 

the USA expansion, 100% stay-on will be achieved by using infiltration techniques throughout the 

project.  Oil and grease will be controlled, and a wet detention basin will be used to reduce sediment 

prior to runoff reaching the wetlands. 
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Figures 

 

 Figure 1   Project Location 

 Figure 2A   Zoning Map – Section 8 

 Figure 2B   Zoning Map – Section 7 

 Figure 3   North Stoner Prairie Neighborhood 

Plan Natural Features Map 

 Figure 4   Existing Topography 

 Figure 5   Web Soil Survey Map 

 Figure 6   Wetland Map 

 Figure 7   Watershed Boundaries Map 

 Figure 8   Preliminary Utility Plan 

 

 
 

 


























